














Mitigation Measure 

(March through June) no more than 30 days prior to 
tree removal, vegetation clearance, grading, or the 
initiation of any construction activity in any 
undeveloped area of the project site. Developers of 
future individual projects shall hire a qualified 
biologist to conduct a pre-construction survey of small 
mammal burrows and thatched/bunch grasses. If the 
survey results are negative (i.e., no western bumble 
bee activity observed), a letter report confirming 
absence shall be prepared and submitted to SAM, 
where it shall be kept on file, and no further mitigation 
is required. 

If western bumble bee nests are detected and the area 
can be avoided, a qualified biologist shall supervise 
the installation of protective fencing/flagging a 
minimum of 45 feet around the nest area prior to 
construction and phase vegetation removal, to retain 
patches of floral resources during construction. The 
fencing/flagging shall be checked at least once per 
week by a biological monitor until construction is 
complete to ensure that the protective 
fencing/flagging remains intact. The qualified 
biologist can conduct the weekly checks or train a 
biological monitor selected from the construction 
crew by the Construction Contractor (typically the 
project foreman) to check the fencing/flagging and 
provide weekly updates. Documentation of the 
fencing/flagging installation shall be provided to SAM 
prior to the start of ground disturbance activities. 
Documentation of the weekly checks and timely 
maintenance of fencing/flagging (if needed) shall be 
provided to SAM quarterly during construction. 

If western bumble bee nests are detected and the area 
cannot be avoided, the qualified biologist shall 
coordinate with the California Department of Fish and 
Wildlife to obtain Incidental Take Authorization. 
Compensatory mitigation, such as land acquisition 
and habitat restoration or enhancement will be 
required . 

After it has been confirmed that the habitat area is no 
longer occupied, a letter report shall be prepared and 
submitted to SAM. The Construction Contractor shall 
be responsible for implementation of this mitigation 
measure with oversight by SAM. 

Option 7: Seasonal Avoidance 

Clear vegetation and conduct ground-disturbing 
activities outside of the flight season and colony active 
period (February through October). 

Option 2: Assume Presence of Western Bumble Bee 
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Mitigation Measure 

Assume presence and obtain Incidental Take 
Authorization from the California Department of Fish 
and Game (Section 2081 of the Fish and Game Code. 
Avoidance measures identified in the permit shall be 
implemented. Compensatory mitigation, such as land 
acquisition and habitat restoration or enhancement 
will be required. 

Option 3: Conduct Focused Surveys for Western Bumble 

Bee 

If seasonal avoidance is not possible, a qualified 
biologist shall conduct surveys during the flight 
season or colony active period for the western bumble 
bee (February through October) no more than 30 days 
prior to tree removal, vegetation clearance, grading, 
or the initiation of any construction activity in any 
undeveloped area of the project site and surrounding 
100-foot buffer (where access allows). The 
Construction Contractor shall hire a qualified biologist 
to conduct a pre-construction survey of all suitable 
habitat for overwintering, nesting, and foraging. 
Surveys shall include a minimum of 3 survey efforts, 
over a 3-day period within a temperature range of 15 
degrees Celsius and 30 degrees Celsius If the survey 
results are negative (i.e., no western bumble bee 
activity observed), a letter report confirming absence 
shall be prepared and submitted to SAM, where it shall 
be kept on file, and no further mitigation is required . 

If western bumble bee nests are detected and the area 
can be avoided, a qualified biologist shall supervise 
the installation of protective fencing/flagging a 
minimum of 45 feet away. 

B10-8 Focused Plant Surveys. Prior to ground 
disturbance, a biologist qualified in botany shall 
conduct a focused survey for Ornduff's meadowfoam 
on the project alignment in accordance with current 
California Department of Fish and Wildlife and 
California rare plant survey protocols (CDFW 2018 and 
CN PS 2001 ). The survey shall occur during the peak 
blooming period for these species to determine their 
presence or absence. Some special-status plant 
species are only identifiable during their blooming 
periods and surveys are only considered valid if they 
occur when blooms are visible. Based on the known 
blooming periods of Ornduff's meadowfoam, three 
surveys will be necessary to adequately survey the 
project site: the first in February, the second in April, 
and the third in December. If possible, known 
reference populations of the tarqet species in the 
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Mitigation Measure 

project vicinity shall first be visited to verify that the 
species is observable, and the focused survey shall be 
conducted within two weeks of observing the 
reference population in full bloom. 

The biologist shall then prepare a brief report 
documenting the results of the surveys which should 
be submitted to SAM prior ground disturbance. If the 
focused surveys conclude that special-status plant 
species are not present within the project site 
boundary, or if they are present but impacts to them 
can be completely avoided, then no further measures 
would be required . 

If the focused surveys identify special-status plant 
species within the project site boundary and they 
would be affected by the proposed project, then 
appropriate avoidance and minimization measures 
shall be developed by the biologist and implemented 
by the project applicant prior to ground disturbance. 
Measures may include, but are not limited to: 

A qualified biologist shall identify an on-site or off­
site mitigation area suitable for restoration of habitat 
and seed transplantation for any special-status plant 
species. 

Prior to ground disturbance, a qualified biologist or 
native plant specialist shall perform seed collection 
from all special-status plants located within the 
impact areas and implement seed installation at the 
mitigation area at the optimal time. Additionally, 
topsoil from the special-status species occurrence 
area(s) shall be salvaged (where practical) for use in 
the mitigation area. 

A maintenance and monitoring program shall be 
developed by a qualified biologist and established 
for a minimum of five years after mitigation area 
installation to verify that restoration activities have 
been successful. Maintenance activities may include, 
but not limited to, watering during the plant 
establishment period, supplemental seed planting as 
needed, and removal of non-native plants. 
Monitoring shall include, at a minimum, quarterly 
monitoring reports for the first year and annual 
reports for the remaining four years. The 
performance standard for successful mitigation shall 
be a minimum 3:1 replacement ratio (i.e., three plants 
observed in mitigation area for each plant lost from 
the project site) achieved in at least one of the five 
years of monitoring. 

The Construction Contractor should be responsible 
for implementation of this mitiqation measure. 
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Compliance with this measure shall be documented 
prior to approval of a grading permit. 

BIO-9 Sensitive Natural 
Communities/Environmentally Sensitive Habitat 
Areas. If impacts to sensitive natural communities 
cannot be avoided, prior to the start of construction, 
the Construction Contractor shall retain a qualified 
biologist to delineate the boundaries of sensitive 
natural communities within and adjacent to the 
project area. The biologist shall flag and map these 
areas in the field. Protective fencing (e.g., high­
visibility construction fencing) shall be installed along 
the flagged boundaries to establish environmentally 
sensitive area buffers. No ground disturbance, 
grading, or equipment staging shall occur within the 
fenced environmentally sensitive area. 

If avoidance of sensitive natural communities and/or 
habitat currently occupied by California red-legged 
frog or San Francisco garter snake as identified during 
pre-construction surveys is not feasible, the 
Construction Contractor shall prepare and implement 
a restoration and/or compensatory mitigation plan, in 
consultation with the California Department of Fish 
and Wildlife, to ensure no net loss of sensitive natural 
community or occupied special-status species habitat. 

BIO-10 California Wild Strawberry. If 
impacts to habitats containing California wild 
strawberry cannot be avoided, prior to the start of 
construction, the project applicant shall retain a 
qualified botanist to delineate the boundaries of 
California wild strawberry within and adjacent to the 
project area. The botanist shall flag and map these 
areas in the field. Protective fencing (e.g ., high­
visibility construction fencing) shall be installed along 
the flagged boundaries to establish environmentally 
sensitive area (ESA) buffers. No ground disturbance, 
grading, or equipment staging shall occur within the 
fenced ESA. 

If avoidance of habitats containing is not feasible, the 
Construction Contractor shall retain a botanist 
experienced in strawberry relocation/restoration to 
determine if the plants have particular value. If 
needed, the botanist shall prepare and implement a 
relocation/restoration plan to ensure no net loss of 
California wild strawberry plants. The plan shall 
include, but not be limited to, watering during the 
plant establishment period, supplemental plantinq as 
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Mitigation Measure 

needed, and removal of non-native plants. Monitoring 
should include, at a minimum, quarterly monitoring 
reports for the first year and annual monitoring and 
reporting for second year. 

BI0-11 Jurisdictional Wetlands and Waters. 
According to the Montara Force Main Replacement 
Project Aquatic Resources Delineation Report (EMC 
Planning Group 2025), 22 potentially jurisdictional 
aquatic features were mapped within the biological 
survey area. The delineated wetlands or aquatic 
features were classified as wetlands, 
streams/drainages, or riparian woodlands. If HDD or 
other project-related impacts to one or more of these 
features should occur, permits may be required prior 
to disturbance. If the United States Army Corps of 
Engineers (USACE) claims jurisdiction over features 
that should be impacted, the Construction Contractor 
should retain a qualified biologist to obtain a Clean 
Water Act Section 404 Nationwide Permit. If proposed 
impacts do not qualify for a Nationwide Permit, the 
applicant should proceed with the qualified biologist 
in obtaining an Individual Permit from the USACE. If 
impacts may occur to features potentially considered 
jurisdictional by the Regional Water Quality Control 
Board (RWQCB), the Construction Contractor should 
retain a qualified biologist to obtain a Clean Water Act 
Section 401 Water Quality Certification or approval 
under the Water Discharge Requirements Program. If 
impacts to riparian vegetation occur, the Construction 
Contractor should also retain a qualified biologist to 
coordinate with the California Department of Fish and 
Wildlife (CDFW) to obtain a Streambed Alteration 
Agreement. 

To compensate for temporary impacts to wetlands or 
waters that would be impacted as a result of the 
proposed project, mitigation should be provided as 
required by the regulatory permits and preparation of 
a Wetland/Riparian Mitigation and Monitoring Plan is 
recommended: 

A Wetland/Riparian Mitigation and Monitoring Plan 
should be developed that outlines mitigation and 
monitoring obligations for temporary and permanent 
impacts to wetlands and other waters as a result of 
construction activities. The Wetland/Riparian 
Mitigation and Monitoring Plan will include 
thresholds of success, monitoring and reporting 
requirements, and site-specific plans to compensate 
for the loss of wetland or riparian vegetation 
resulting from the project. The Wetland/Riparian 
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Mitigation and Monitoring Plan should be submitted 
to the appropriate regulatory agencies for review and 
approval during the permit application process. 

BI0-12 Water Quality Protection. Construction-related 
storm water discharges to surface waters are regulated 
through the National Pollutant Discharge Elimination 
System (NPDES) program and the Construction 
Contractor is required to obtain an NPDES permit prior to 
construction. Best management practices (BMPs) in the 
NPDES permit may include, but are not limited to, silt 
fencing, fiber rolls, straw bales, or other measures and 
shall be implemented during construction to minimize 
dust, dirt, and construction debris from leaving the 
construction area and entering adjacent surface waters. If 
additional project-specific water quality analysis such as 
TM DL/WQI P consistency analysis, enhanced 
SWPPP/WQMP, or HDD Execution and Risk Mitigation 
Plan is required by the regulatory agencies in compliance 
with BIO-11, such studies will be prepared at that time in 
compliance with regulatory requirements to document 
water quality protection methods and results. 

BI0-13 Regulated Trees. A tree inventory and 
assessment should be conducted for the project site 
prior to construction if disturbance or removal of any 
heritage trees cannot be avoided during construction 
activities. The project is not within the City of Half 
Moon Bay; however, the buffer includes a larger area 
for review of potential impacts. In accordance with the 
Chapter 7.40 of the City of Half Moon Bay's Code of 
Ordinance and San Mateo County Code of Ordinance, 
the Construction Contractor should obtain a tree 
removal permit within the City of Half Moon Bay if 
more than one-third of a heritage tree will be trimmed 
or if it will be removed and/or if a protected or 
heritage tree needs to be removed or pruned within 
the County of San Mateo (if the project does not 
qualify for an exemption under Section 8.400.100 of 
the San Mateo County Code of Ordinance). Per section 
7.48 of the San Mateo County Mid-Coast Land Use 
Plan, the assessment should include a determination 
on whether Monterey pine (Pinus radiata) present are 
considered native and if mitigation or tree protection 
measures are needed. Any replacement trees required 
should be installed in accordance with all mitigation, 
maintenance, and monitoring requirements specified 
in the tree removal permit(s), arborist report, or 
otherwise required by the City of Half Moon Bay or 
County of San Mateo. 
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CR-1 Cultural Resource Discovery Procedures. 
In the event cultural resources , including historical 
resources , are encountered during ground disturbing 
activities, the Construction Contractor shall 
temporarily halt or divert excavations within 50 meters 
(165 feet) of the find until it can be evaluated. All 
potentially significant archaeological deposits shall be 
evaluated to demonstrate whether the resource is 
eligible for inclusion on the California Register of 
Historic Resources , even if discovered during 
construction. If cultural resources , including historical 
resources , are encountered , they shall be evaluated 
and mitigated simultaneously in the timeliest manner 
practicable, allowing for recovery of materials and 
data by standard archaeological procedures. For 
prehistoric archaeological sites, this data recovery 
involves the hand-excavated recovery and non­
destructive analysis of a small sample of the deposit. 
Historic resources shall also be sampled through hand 
excavation, though architectural features may require 
careful mechanical exposure and hand excavation. 

Any previously undiscovered cultural resources, including 
historic resources, found during construction activities 
shall be recorded on appropriate California Department of 
Parks and Recreation (DPR) forms and evaluated for 
significance by a qualified Archaeologist. Significant 
cultural resources consist of but are not limited to stone, 
bone, glass, ceramics, fossils, wood, or shell artifacts, or 
features including hearths, structural remains, or historic 
dumpsites. If there is an inadvertent archaeological or 
burial discovery within Caltrans ROW, the project must 
immediately contact the Caltrans Office of Cultural 
Resource Studies at (510) 847-1977. A staff archaeologist 
will evaluate the finds within one business day after 
contact. Caltrans requires review of any potential data 
recovery plans within Caltrans ROW. 
CR-2 Develop and Implement a Cultural Resources 
Monitoring Plan. Prior to ground disturbance, a Cultural 
Resources Monitoring Plan (CRMP) will be drafted by a 
qualified archaeologist. The CRMP will involve 
coordination with the Project Team (Contractors, 
Engineers, etc.) to develop a project-specific plan for 
cultural resources monitoring during project construction. 
The CRMP should include areas where monitoring is 
required by both a qualified archaeologist, as well as a 
Native American monitor with demonstrable association 
with the project area. An important element of the plan 
will be a description of the known archaeological 
resources (including the types of artifacts likely be to be 
encountered during monitoring). The CRMP will include a 
background section that discusses the environmental 
setting, cultural setting, and the results of the records and 
literature search at the NWIC. The CRMP will include 
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standard operating procedures and methods for 
monitoring, including project personnel, a description of 
the monitor's duties, a description of the communication 
process, and a description of the training program for 
SAM/Construction Contractor. The plan will detail how any 
sampling of the excavated soil will occur, authorizing the 
monitor to stop work in the event resources are found, and 
any other logistical information such as providing the 
monitor sufficient notice of when soil disturbance will 
occur. The plan will also outline procedures for addressing 
unanticipated archaeological discoveries, cultural 
resources, human remains, or sacred sites encountered 
during construction. Procedures will be designed to 
adequately address treatment of cultural resources under 
California Environmental Quality Act (CEQA) guidelines 
(Article 5: Section 15064.5) should they be discovered 
during project activities. 

CR-3 Unanticipated Discovery of Human 
Remains. If human remains or funerary objects are 
encountered during any activities associated with the 
project, work in the immediate vicinity (within a 100-
foot buffer of the find) shall cease and the County 
Coroner shall be contacted pursuant to State Health 
and Safety Code §7050.5 and that code enforced for 
the duration of the project. 

Geology 

GE0-1 Paleontological Resource Discovery 
Procedures. In the event that paleontological 
resources are unearthed during excavation and 
grading activities associated with project 
development, the Construction Contractor shall cease 
all earth-disturbing activities within a 100-meter radius 
of the area of discovery and shall retain a qualified 
paleontologist to evaluate the significance of the 
finding and appropriate course of action. Salvage 
operation requirements pursuant to Section 15064.5 
of the State CEQA Guidelines shall be followed. Work 
within the area of discovery shall resume only after the 
resource has been appropriately mitigated. 

GE0-2 Develop a Paleontological Mitigation Plan. 
The project should prepare a Paleontological Evaluation 
Memorandum (PEM) in place of a more extended 
Paleontological Evaluation Report (PER); combined with a 
Paleontological Mitigation Plan (PMP) for the project. 
Following the PEM and PMP a Worker Environmental 
Awareness Program (WEAP) should be created for 
educating ground staff and managers directly involved 
with the project on the particular nuances of the 
paleontoloqical exposure of the project. 
Noise 
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NOl-1 Construction Noise Management Plan. 
Prior to issuance of grading permit, the Construction 
Contractor shall submit a Construction Noise 
Management Plan to the County of San Mateo 
Planning and Building Department that includes noise 
control measures to reduce construction noise 
impacts to nearby sensitive receptors. The 
Construction Noise Management Plan shall include 
the following measures: 

Construction equipment, fixed or mobile, shall be 
operated with closed engine doors and shall be 
equipped with properly operating and maintained 
mufflers consistent with manufacturers' standards. 

Stationary construction equipment shall be placed so 
that emitted noise is directed away from the nearest 
sensitive receptors. 

For the duration of construction, SAM or Construction 
Contractor shall post a sign in a construction zone that 
includes contact information for individuals who desire 
to file a noise complaint. 

SAM shall designate a "noise disturbance coordinator" 
responsible for responding to any local complaints 
about construction noise. The disturbance coordinator 
shall determine the cause of any noise complaint (e.g. , 
starting too early, bad muffler, etc. ) and shall require 
that reasonable measures be implemented to correct 
the problem. A telephone number for the disturbance 
coordinator shall be posted at the construction site. 

Where necessary to meet the standard of 85 dBA Leq 

for daytime construction affecting residential uses, 
erect temporary noise barriers at a height of 12 feet 
minimum to block the line-of-sight between 
construction equipment and receptors. Barriers shall 
be constructed with a solid material that has a density 
of at least 1.5 pounds per square foot with no gaps 
from the ground to the top of the barrier. 

Construction activities shall occur between the hours 
of 7:00 AM. and 6:00 P.M. weekdays and between 
9:00 AM. and 5:00 P.M. on Saturdays. Construction 
activities shall not occur at any time on Sundays, 
Thanksgiving, and Christmas. Should construction 
activities occur outside of the permitted hours, the 
Construction Contractor shall obtain variances for 
exception from Planning Commission of the County of 
San Mateo prior to initiation of construction work, and 
the days and hours when such activities occur shall be 
stated in the construction contract. 

Transportation 

TR-1 Traffic Control Plan. The Construction 
Contractor shall submit a project-specific Traffic 
Control Plan (TCP) 90 days prior to commencement 
of ground disturbing activities to the County of San 
Mateo Planninq Manaqer and County of San Mateo 
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Public Works Department (Engineering Division) for 
review and approval in consultation with the Coastside 
Fire Protection District (CFPD), as well as local police 
and all other impacted emergency response agencies. 
The Construction Contractor shall also submit the 
TCP to Caltrans along with the encroachment permit 
application package. The TCP shall incorporate 
construction measures in order to ensure emergency 
response times and access along SR-1 and nearby 
impacted surface streets remain adequate. 

Wildfire 

WF-1 Fire Protection Plan. The Construction 
Contractor shall submit a project-specific Fire 
Protection Plan (FPP) 90 days prior to 
commencement of ground disturbing activities to the 
County of San Mateo Planning Manager and County 
of San Mateo Public Works Department (Engineering 
Division) for review and approval in consultation with 
the Coastside Fire Protection District (CFPD). The 
FPP shall incorporate construction and operational 
(design) standards pertaining to access, water 
system, and fuel modification requirements to reduce 
the threat of wildfires , and other elements necessary 
to comply with County and CFPD regulations. All fire 
protection measures and features identified in FPP 
shall be implemented in conjunction with development 
of the project, including but not limited to use of 
properly maintained equipment, restrictions on 
equipment use, establishment of defensible space, 
unobstructed horizontal clearance at access drives in 
accordance with fire codes, etc. 
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